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PUBLIC HEARING STAFF REPORT 

Willamette Greenway Permit 

File Name (Numbers): UO Knight Campus Phase 2 (WG 22-1) 

Owner/ Applicant: University of Oregon 

Applicant’s Representative: Colin McArthur, AICP  
Cameron McCarthy Architecture and Planning 

Lead City Staff: Nicholas Gioello, Associate Planner, 
Phone: 541-682-5453 | Email: NGioello@eugene-or.gov 

Relevant Dates: Application Submitted: June 17, 2022 
Deemed Complete: July 15, 2022 
Public Hearing: August 31, 2022 

Subject Property Location: 
 
Map No. / Tax Lot: 

1100 Riverfront Parkway 
 
Portion of 17-03-32-14 / 01102 

  
Zoning: C-2 Community Commercial and /WR Water Resource 

Conservation Overlay 
 

 
Application Summary   
The applicant intends to construct a new 175,000 square foot, 88-foot high bioengineering and 
applied scientific research and training building as Phase 2 of the Knight Campus for 
Accelerating Scientific Impact. The site is part of the contiguous University of Oregon (UO) 
campus and is owned by the UO. The proposal is in accordance with the permitted uses of the 
C-2 Community Commercial zone and within the Willamette Greenway. Based on the findings 
enclosed within this staff report, staff recommends the Willamette Greenway Permit be 
conditionally approved.  
 
Purpose of the Staff Report 
Staff reports provide community members an opportunity to learn more about the land use 
request and to review staff analysis of the application. Per Eugene Code (EC) 9.7320, staff 
reports are available seven days prior to the public hearing. The staff report provides only 
preliminary recommendations and information. The Hearings Official will also consider 
additional public testimony and other materials presented at the public hearing before making 
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a decision on the application. The Hearings Official’s written decision on the application is 
generally made within 15 days following close of the public record, following the public hearing 
(see EC 9.7330). For reference, the applicable quasi-judicial hearing procedures are described at 
EC 9.7065 through EC 9.7095.   
 
Eugene Hearings Official’s Role 
The Eugene Hearings Official serves our community in a “quasi-judicial” (judge-like) role to 
make decisions on individual land use applications in the context of Eugene’s Land Use Code. 
The first step is a public hearing, during which the Hearings Official will have an opportunity to 
hear from any interested parties who wish to provide testimony, including new evidence. 
Following the hearing, the Hearings Official will consider the testimony and evidence before 
making a decision. The Hearings Official’s written decision on the application is generally made 
within 15 days following close of the public record, following the public hearing (see EC 9.7330). 
For reference, the quasi-judicial hearing procedures applicable to this request are described at 
EC 9.7065 through EC 9.7095.   
 
Staff’s Role 
City of Eugene Planning staff will be present at the public hearing to assist the Hearings Official.  
Staff may provide advice and recommendations based on their professional expertise and 
familiarity with the application and record of materials to date; the Hearings Official may 
choose whether or not to follow staff’s recommendations at his or her discretion.  
 
Staff also serve as a contact for applicants, neighbors, and other interested parties. In this role, 
staff often hear from the people who may be directly impacted by a particular project or 
decision. When issues are raised, staff work to help people better understand how to frame an 
issue in terms of the approval criteria. Staff listen carefully to all issues, seek to fully understand 
the issues and impacts of land use applications, and attempt to provide the best service 
possible to everyone involved. While all issues are important, staff also make every effort to 
help our community understand that all land use decisions must be made based on the 
approval criteria located in the Eugene Code and our community’s adopted plans and policies. 
 
Subject Property, Application History, and Vicinity 
The subject property is an approximately 1.5-acres (68,812 square feet) in size. The property is 
zoned C-2 Community Commercial and /WR Water Resource Conservation overlay. The 
property is located within the boundaries of Riverfront Park Study. The property is located on 
the north of Franklin Boulevard, abutting the Millrace to the south, Riverfront Drive to the east, 
Millrace Drive to the north and the UO North Campus to the west. This property was not 
included in either the North Campus (CU 18-1, WG 18-2) or Riverfront Research Park (CU 88-16) 
approvals. The /WR overlay was applied to the property because the Willamette River and the 
Millrace were identified as significant resources in the context of Statewide Planning Goal 5.  
The entire site also falls within the boundary of the Willamette River Greenway.  
 
In 2010, the applicant obtained Willamette Greenway (WG 10-1), Site Review (SR 10-6), and 
Adjustment Review (ARA 10-8) approvals for the development of a 151-space parking lot, which 
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currently exists on the site. At the time of these approvals the site was identified as Tax Lot 
1100. The lot has since been divided into two Tax Lots, 1102 and 1100, with 1100 being the 
portion north of Millrace Drive. The current application on Tax Lot 1102 is located south of 
Millrace Drive. 
 
In 2017 and 2018, the applicant obtained Willamette Greenway (WG 18-1), Standards Review 
(SR 18-2), Traffic Impact Analysis (17-8), and Adjustment Review (ARA 17-2) for the UO Knight 
Campus Phase 1. The then identified Tax Lot 1100 was included in this application regarding 
proposed work within the Millrace adjacent to the site, as well as the foot bridge that spans the 
Millrace and connects to the existing parking lot. 
 
The site is surrounded by properties zoned S-RP Riverfront Park Special Area Zone and is mostly 
developed as the UO North Campus and Knight Campus. For ease of reference, a map of the 
subject site is included as Attachment A. 
 
Current Request 
The applicant proposes to construct a new 175,000 square foot (SF) bioengineering and applied 
scientific research and training building as Phase 2 of the Knight Campus for Accelerating 
Scientific Impact. The new building is proposed with four stories and 88 feet above-grade, one 
basement level, and an enclosed mechanical penthouse on the roof. The project includes an 
enclosed pedestrian sky bridge that will span the Millrace and connect the new building with 
the recently completed Phase 1 building to the south along Franklin Boulevard. The existing 
pedestrian walkway north of the Millrace will also be improved. Additional off-site work will 
consist of frontage improvements on Riverfront Parkway and Millrace Drive, including new 
pedestrian facilities and site access on Millrace Drive. The applicant’s conceptual site plan is 
included as Attachment B.  
 
The proposal is a Type III application process (see EC 9.8005 and EC 9.7300—9.7340). As 
addressed in the following evaluation, the Willamette Greenway Permit is subject to the 
approval criteria at EC 9.8815.  
 
Timing, Notice, Referral Comments, Schedule and Testimony 
 

Application 
Timeline 

Application Submitted June 17, 2022 
Deemed Complete July 15, 2022 
Public Notice (per EC 9.7315) July 25, 2022 
Public Hearing August 31, 2022 

 
Public Notice and Referrals 
Public notice was provided in accordance with the requirements of Eugene’s Land Use Code.  
The Planning Division also provided information concerning the application to appropriate City 
departments, public agencies, neighborhood organization, and service providers. All referral 
comments received by the Planning Division on this application are included in the application 
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file for reference. The substance of any relevant referral comments is addressed in the context 
of applicable approval criteria and standards in the following evaluation.  
 
Public Hearing Schedule 
Per EC 9.7310, a public hearing must be held within 60 days of the application being deemed 
complete, unless the applicant agrees to a longer time period. A public hearing is scheduled on 
August 31, 2022, 47 days after the application was deemed complete.   

Testimony 
As of the publication of this report, one piece of written testimony has been received regarding 
this proposal. Christopher Jackson provided written comment on August 23, 2022, expressing 
concerns for the removal and impact of trees on the site (See Attachment C). Additionally, Mr. 
Jackson is concerned about the impact of the new structure on the “Urban Farm” immediately 
west of the proposed building. As it pertains to Mr. Jackson’s comments, staff has reviewed the 
applicable tree preservation and removal requirements as discussed in the Evaluation below, 
specifically under the final approval criterion, EC 9.8815(7). Finally, the applicant will need to 
demonstrate compliance with the City’s Tree Preservation Standards (EC 9.6885) at the time of 
building permitting.  
 
If any additional written testimony is received prior to the public hearing, it will be provided to 
the Hearings Official for consideration as part of the record. 
 
Willamette Greenway Evaluation 
The Hearings Official will review the application for a Willamette Greenway Permit and consider 
relevant evidence and testimony as to whether the proposal is consistent with the applicable 
criteria required for approval, shown below in bold typeface. To assist the Hearings Official in 
making a decision on this request, staff’s findings in response to each of the criteria are 
provided below.  
 

EC 9.8815(1):  To the greatest degree possible, the intensification, change of use, or 
development will provide the maximum possible landscaped area, open space, or 
vegetation between the activity and the river. 
 

The site is located approximately 700 feet south of the Willamette River and separated from 
the river by Millrace Drive, a portion of the College of Design Urban Farm operations, Union 
Pacific Railroad tracks, a railroad trestle, a segment of Riverfront Parkway, and existing open 
space and riparian areas located north of Riverfront Parkway. The existing elevated railroad 
trestle blocks both views of the subject site from the Willamette River and views of the 
Willamette River from the site. The existing natural vegetation and riparian area along the 
south side of the river establishes a significant buffer between the existing developed areas 
located south of the railroad trestle. The existing open space and vegetation will remain intact 
and not be impacted by the proposed project.  
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The applicant’s site plan shows that the proposed building footprint generally aligns with the 
existing developed asphalt parking lot. Although most of the site will be covered by the 
building, landscaping, including 29 trees, is proposed on the site. All landscaping related to the 
proposed project will have minimal, if any impact on the river, or the scenic and aesthetic 
qualities sought to be maintained through this criterion. Because of the 700-foot distance 
between the Willamette River and the proposed project, and the existing expanse of riparian 
area, open space and landscaping between the complex and the river within the North Campus 
area, the landscaping proposed in conjunction with the proposed project will have minimal, if 
any, impact on the river's scenic qualities. Given this information, the proposal will continue to 
provide the maximum possible landscaped area, open space, and vegetation located between 
the site and the Willamette River.  
 
Based on the available evidence and the above findings, this criterion is met. 
 

EC 9.8815(2): To the greatest possible degree, necessary and adequate public access 
will be provided along the river by appropriate legal means. 

 
The proposed project will not have any impact on public access to and along the river. As noted 
by the applicant, the site has no physical frontage on the river and is separated from the river 
by Millrace Drive and is approximately 700 feet from the river.  Existing sidewalks along 
Riverfront Parkway currently provide connections to the Eugene riverfront path system and 
connection to the Willamette River. None of these paths will be relocated or otherwise 
physically impacted by the proposed development. 
 
Based on the available evidence and the above findings, this criterion is met. 
 

EC 9.8815(3):  The intensification, change of use, or development will conform with 
applicable Willamette Greenway policies as set forth in the Metro Plan. 

 
Pages III-D-4 and 5 of the Metro Plan contain the Willamette Greenway policies.  Of these, 
several policies apply specifically to local government agency services, rather than individual 
property owners and land use.  Several other policies refer to situations or conditions which do 
not apply to the current request.  Of the remaining policies, only one is potentially relevant to 
the subject request: 

Policy D.5: New development that locates along river corridors and waterways shall be 
limited to uses that are compatible with the natural, scenic, and environmental qualities 
of those water features. 

The applicant’s narrative states that this policy has limited applicability to this proposal. The 
applicant cites a previous Willamette Greenway Hearings Official decision (WG 01-1), regarding 
the Autzen Stadium Complex, finding that Policy 5 specifically applies to “new development 
that locates along river corridors and waterways…”. The proposed site is within the Willamette 
Greenway boundary but is approximately 700 feet from the river and not located along the 
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river corridor or waterway. As stated in the applicant’s narrative: 

The fact that the subject site is located within the Greenway boundary is a circumstance 
of the area being surrounded by property in public ownership and located north of the 
Millrace, a common boundary, at the time the Greenway was established, rather than 
any physical characteristics of the area that would otherwise warrant its inclusion within 
the Greenway.   

Inasmuch as the Millrace is considered a waterway, the adopted Eugene Goal 5 Water 
Resources Conservation Plan identifies the Millrace as a 'Wetland Designated for Protection' 
and 'Riparian Corridor Designated for Protection' (Goal 5 Water Resource Conservation Plan, 
Section IV, Map 13). The /WR Water Resources Conservation Overlay Zone was applied to the 
subject property and identifies the E40 as a category C stream with a 40-foot conservation 
setback from the top-of-bank. The /WR overlay zone also identifies the site as category 'A' 
wetlands and applies a 50-foot conservation setback from the jurisdictional wetland boundary. 

The project includes a proposed pedestrian bridge spanning the Millrace connecting the new 
building with the existing building at the northwest corner of Franklin Boulevard and Riverfront 
Drive. The pedestrian bridge is approximately 22 feet above the top of bank and will not require 
any ground disturbance and will have no impact on either conservation setback area. The 
proposed project will be compatible with the natural, scenic, and environmental qualities of the 
Willamette River corridor based on the development area being over 700 feet from the 
Willamette River and will have no impact on identifiable resources. 

Based on the available evidence and findings above, the proposal is consistent with the 
applicable Willamette Greenway policy set out in the Metro Plan. Therefore, this criterion is 
met. 

EC 9.8815(4):  In areas subject to the Willakenzie Area Plan, the intensification, change 
of use, or development will conform with that plan’s use management considerations. 

 
The subject site is not within the boundaries of the Willakenzie Area Plan; therefore, this 
criterion does not apply. 

 
EC 9.8815(5):  In areas not covered by subsection (4) of this section, the 
intensification, change of use, or development shall conform with the following 
applicable standards: 

(a) Establishment of adequate setback lines to keep structures separated from the 
Willamette River to protect, maintain, preserve, and enhance the natural, 
scenic, historic, and recreational qualities of the Willamette Greenway. Setback 
lines need not apply to water related or water dependent activities as defined 
in the Oregon Statewide Planning Goals and Guidelines (OAR 660-15-000 et 
seq.).  
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Given the subject site is approximately 700 feet from the Willamette River and is separated 
from the river by numerous open space features, roadways, and railroad tracks, no additional 
setback lines are necessary  to preserve the qualities of the Willamette River in this instance. 
Therefore, this criterion is met.  

 
(b) Protection of significant fish and wildlife habitats as identified in the 

Metropolitan Plan Natural Assets and Constraints Working Paper. Sites 
subsequently determined to be significant by the Oregon Department of Fish 
and Wildlife shall also be protected.  

 
The Millrace is the only significant habitat area in the vicinity of the site identified in the 
Metropolitan Plan Natural Assets and Constraints Working Paper. The inventory of Goal 5 
Riparian and Upland Wildlife Habitat Sites within the Water Resources Conservation Plan 
supersedes the habitat information in the Metropolitan Plan Natural Assets and Constraints 
Working Paper. The Oregon Department of Fish and Wildlife (ODFW) has not made any 
subsequent determinations for this site. Further, the project proposed no changes or ground 
disturbances within conversation areas associated with Goal 5 protected resources.  
 
As discussed in EC 9.8815 (3) above, the project includes a proposed pedestrian bridge 
spanning the Millrace connecting the new building with an existing building. The pedestrian 
bridge is approximately 22 feet above the top of bank and will not require any ground 
disturbance and will have no impact on conservation setback areas, fish or wildlife habitats. 
 
Based on the available information, this criterion is met. 
 

(c) Protection and enhancement of the natural vegetative fringe along the 
Willamette River to the maximum extent practicable. 

 
As previously noted, the subject site is located approximately 700 feet from the Willamette 
River. The subject site is separated from the river by Millrace Drive, a portion of the College of 
Design Urban Farm operations, Union Pacific Railroad tracks, a railroad trestle, a segment of 
Riverfront Parkway, and existing open space and riparian areas located north of Riverfront 
Parkway. The existing expanse of vegetation and natural landscaping along the south side of the 
river establishes a buffer between existing developed areas located south of the railroad 
trestle. This existing expanse of open space and vegetation will not be impacted by the 
proposed project. Based on the available information, this criterion is met. 

 
d) Preservation of scenic qualities and viewpoints as identified in the 

Metropolitan Plan Natural Assets and Constraints Working Paper.  
 

The Metro Plan Natural Assets and Constraints Working Paper does not identify any scenic sites 
or viewpoints on this property.  Therefore, this criterion is not applicable. 
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(e) Maintenance of public safety and protection of public and private property, 
especially from vandalism and trespass in both rural and urban areas to the 
maximum extent practicable. 

 
The subject site is within the UO Police Department protection district. This ensures that public 
safety will be maintained, and public and private property will be protected from vandalism and 
trespass to the maximum extent practicable. The proposal does not change the circumstances 
or impact the ability for public safety and protection to be implemented. Based on the available 
information, this criterion is met. 

 
(f) Compatibility of aggregate extraction with the purposes of the Willamette 

River Greenway and when economically feasible, applicable sections of state 
law pertaining to Reclamation of Mining Lands (ORS Chapter 517) and Removal 
of Material; Filling (ORS Chapter 541) designed to minimize adverse effects to 
water quality, fish and wildlife, vegetation, bank stabilization, stream flow, 
visual quality, noise, safety, and to guarantee necessary reclamation.  

 
The proposal does not include aggregate extraction. Therefore, this criterion is not applicable. 

 
(g) Compatibility with recreational lands currently devoted to metropolitan 

recreational needs, used for parks or open space and owned and controlled by 
a general purpose government and regulation of such lands so that their use 
will not interfere with adjacent uses.  

 
The subject site is owned by the UO and zoned for commercial use. The subject site is bordered 
by government, educational, and research uses on all sides. As noted above, the subject site is 
located approximately 700 feet from the Willamette River. Both the City of Eugene and the UO 
operate and maintain recreational lands used for parks and open spaces adjacent to the 
Willamette River in the vicinity of the subject site. The subject site is separated from the 
Willamette River and associated recreational lands by a segment of Riverfront Parkway and the 
railroad tracks. The proposal will not impact recreational lands currently devoted to 
recreational needs and is compatible with adjacent uses by the nature of the proposed use. 
 
Based on the available information and findings above, this criterion is met. 
 

EC 9.8815(6):  When site review approval is required, the proposed development will 
be consistent with the applicable site review criteria. 
 

The subject property is designated Government and Education by the Metro Plan and zoned C-2 
Community Commercial by the Eugene Code (EC). The proposed use for a bioengineering and 
applied scientific research and training building is consistent with the list permitted use 
“Scientific and Educational Research Center” in Table 9.2160. Therefore, Site Review approval 
for the proposed use is not required. Based on the available information and findings above, 
this criterion is not applicable 
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EC 9.8815(7):  The proposal complies with all applicable standards explicitly addressed 
in the application. An approved adjustment to a standard pursuant to provisions 
beginning at EC 9.8015 of this land use code constitutes compliance with the standard. 

The applicant’s narrative indicates that no adjustments to standards are proposed and the 
proposal complies with all applicable standards “fully and clearly expressed” in EC 9.8815(1) 
through (7), and maintains that “compliance with [other] applicable standards will be 
addressed during the building permit process as necessary.” With findings referenced herein, 
the proposal complies with EC 9.8815(1) through (6). However, consistent with the language of 
this criterion, it is incumbent upon staff to review applicable standards as they are explicitly 
addressed in this application.  

Regarding motor vehicle parking, each year the applicant (University of Oregon) submits to the 
City a Parking Code Compliance Report that contains the annual analysis of student enrollment 
and automobile parking spaces on campus. The intent of this document is to measure 
continued compliance with City land use codes for required parking, based on the City’s 
acceptance of a 1997 study used to justify a 50 percent reduction in required parking spaces. 
As a result, an annual review of code compliance and the review of the UO’s transportation 
demand management programs was required. Since this 1997 study, the UO has annually 
provided the necessary information as required. As the UO campus continues to develop, each 
structure that is submitted for building permit must include an analysis of the parking demand 
for that structure in order to evaluate the use and parking demand in accordance with the 
Long-term Development Plan and to demonstrate overall compliance through the annual 
Parking Code Compliance Report. Similarly, bicycle parking requirements are also addressed at 
the building permit stage. The unique nature of the UO campus and its large student 
population and bicycle parking demands have been shown to need many more parking spaces 
than the minimum parking requirements in Table 9.6105(5) of the Eugene Code. The UO has 
historically responded to those needs by providing sufficient parking spaces to meet the 
student and UO facilities demands. Staff has no concerns with allowing the UO to continue to 
address bicycle parking in this manner.  

Staff confirms that the applicant has provided sufficient information to indicate that the use 
will conceptually conform to the applicable standards explicitly addressed in the application. 
Full compliance with all remaining applicable standards will be addressed as part of the 
building permit process and privately engineered public improvement (PEPI) process for the 
proposed development; including, but not limited to: 

• EC 9.2170 Commercial Zone Development Standards
• EC 9.6505 Public Improvements,
• EC 9.6600 – EC 9.6680 Sign Standards,
• EC 9.6725 Outdoor Lighting Standards,
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• EC 9.6730 Pedestrian Circulation On-Site,
• EC 9.6740 Recycling and Garbage Screening,
• EC 9.6775 Underground Utilities,
• EC 9.6780 Vision Clearance, and
• EC 9.6790 – EC 9.6797 Stormwater Standards.

Approval of this Willamette Greenway Permit does not indicate that all features shown on the 
plans meet all applicable Eugene Code standards. As previously discussed, the applicant has not 
requested any adjustments pursuant to the provisions beginning at EC 9.8015. However, staff 
notes the following as informational items based on the submitted conceptual design which 
appears to not comply with the following standards:  

• EC 9.6420(3)(c) Parking Area Landscaping Along Street and Driveway Entrances
• EC 9.6420(3)(d) Perimeter Parking Area Landscaping
• EC 9.2173(6) Large Commercial Facilities – On-Site Pedestrian Circulation

Compliance with these standards will be addressed during building permit review and may 
require minor changes in the design plan but have no bearing on a Willamette Greenway 
approval. Alternatively, an approved adjustment review may be necessary prior to building 
permit submittal. 

Staff also notes that because the lot is over 20,000 square feet in area, the Tree Preservation 
Standards at EC 9.6885 are applicable to this proposal. Based on these standards, a tree 
removal permit is required since more than 5 trees are proposed to be removed from private 
property within 12 consecutive months, per the standards at EC 9.6885(1)(b). 

Based on these findings, future permitting requirements, and as shown on the applicant’s site 
plan, this criterion is met.  

Staff Recommendation 
Based on the available information and materials, and the reasons stated in the findings above, 
staff recommends approval of the Willamette Greenway Permit. 

Hearings Official Decision 
Consistent with EC 9.7330, unless the applicant agrees to a longer time period, within 15 days 
following close of the public record, the Eugene Hearings Official shall approve, approve with 
conditions, or deny this Type III application.  The decision shall be based upon and be 
accompanied by findings that explain the criteria and standards considered relevant to the 
decision, stating the facts relied upon in rendering a decision and explaining the justification for 
the decision based upon the criteria, standards, and facts set forth.  Notice of the written 
decision will be mailed in accordance with EC 9.7335. Within 12 days of the date the decision is 
mailed, it may be appealed to the Eugene Planning Commission as set forth in EC 9.7650 
through EC 9.7685. If no appeal is received, the decision will become effective on the 13th day 
after the date the decision was mailed.  
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Attachments 
The following attachments are provided for ease of reference: 
 

Attachment A: Vicinity Map 
Attachment B: Conceptual Site Plan 
Attachment C: Testimony 

 
More Information about the land use application process, approval criteria, and general 
information can be found here: 
  

https://www.eugene-or.gov/3208/Land-Use-Information 
 
The application materials, and file are available to review for any interested parties. As a 
courtesy, materials may also be available on the City’s website at:  
 

https://pdd.eugene-or.gov/LandUse/ApplicationDetails?file=WG-22-0001 
 
To protect the health of staff and community members, staff can provide digital materials or 
make appointments to view a physical set of materials. The Permit and Information Center is 
open for limited hours from 12:00p-4:00p Monday through Friday. The Hearings Official will 
receive a full set of application materials for review prior to the public hearing.  
 
For more information, please contact Nick Gioello, Associate Planner, Eugene Planning Division, 
at: (541) 682-5453; or by e-mail, at: Ngioello@eugene-or.gov   
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